COUNTY OF SANTA BARBARA
PLANNING AND DEVELOPMENT

MEMORANDUM

TO: County Planning Commaission

FROM: Dave WardW/\] A/W(/

Deputy Director, Development Review South

Staff Contact: Alex Tuttle, Planner

884-6844
DATE: October 16, 2009
RE: Santa Barbara Botanic Garden Vital Mission Plan

Case Nos. 72-CP-116 RVO01, 99-DP-043
Planning Commission Hearing October 26, 2009

The purpose of this memo 1s to respond to the questions raised and direction provided by your
Commission at the September 16, 2009 PC hearing on the Santa Barbara Botanic Garden Vital:-
Mission Plan project. At that heaning, your Commission identified several outstanding issues and
directed staff to return with responses and proposed revisions to conditions of approval reflecting

your direction. The following discussion reflects staff’s responses to your direction on the various
project elements.

Commercial Bus Restrictions

The Fire Protection Plan includes a restriction on the use of large commercial buses during the
declared fire season (i.e. High Fire Season Preparedness levels). This restriction has been
mcorporated into Condition #31 per the direction of the Planming Commission. The condition has
also been revised to reflect an interest in providing greater flexibility to the Garden in maintaining
their native plant exhibits within the fuel modification zones around buildings.

31. FIRE 1-1 The FPP is documented in the report entitled Santa Barbara Botanic Garden
Vital Mission Plan Conceptual Fire Protection Plan, Dudek, Draft July 2009 (contained m
Appendix E of the FEIR). The FPP shall be revised to provide greater flexibility in the
maintenance of 1rmgated planted exhibits of native California plants within the fuel modification
zones. SBBG shall be required to implement all requirements set forth in this FPP, which has
been approved by the SBCFD and P&D, or subsequent updated versions of the plan as approved
by the SBCFD and P&D. Specific operational elements of the plan include the following:
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2 Closure of Garden to the public, including special events, on all Red Flag Alert days, as
called by the County Fire Chief,

b. Restrictions on special events during High Fire Season Preparedness levels, including 1)
maximum attendance of 180 guests for any single event, and 2) the use of shuttle buses_or
trolleys to transport guests for any event exceeding 80 guests, with a requirement that the
shuttle buses remain on-site for the duration of the event to facilitate rapid evacuation of the
guests in a single trip.

c. At no time shall commercial buses greater than two axles or 45 passengers be sanctioned by
the Garden for carrying visitors to and from the Botanic Garden during High Fire Season
Preparedness levels.

Guild Studio Parking

Your Commission expressed an interest in changing the Jocation of the proposed Guild Studio
parking lot due to its location at the intersection of Mission Canyon Road and Las Canoas Road, and
if it could not be changed due to site constraints, eliminating it altogether. The Guild Studio
currently provides seven unmarked informal parking spaces for Garden staff at the end of the
driveway serving the building. By demarcating a formal handicapped parking space at this location,
space for additional formal parking is lost. To offset this lost parking and to provide a link between
the Guild Studio and the rest of the Garden by way of the proposed pedestrian footbridge over
Mission Creek, the Garden is proposing five parking spaces along Mission Canyon Road, along
with the one handicapped parking space at the Guild Studio itself (see Sheet A2.3 in the project plan
set). Due to topographical constraints in this area, it is not possible to relocate the parking area to
another location along Mission Canyon Road far enough from the Las Canoas Road intersection to
avoid any potential traffic hazard.

According to the parking requirements in the LUDC (Section 35.36.060), museums and other
similar uses require one parking space per 2 employees and 1 parking space per 300 square feet of
gross floor area. As applied to the Botanic Garden, this would equate to 37 spaces for employees,
based on a predicted future weekday average of 73 full time equivalent staff. For the public, this
would equate to 74 spaces based on total square footage (21,979 s.f.) of all of the existing and
proposed structures that are open to the public, including the Library, Lath House/Plant Sales, North
Wing, Information Kiosk, Tea House, Children’s Laboratory, Education Center, and Admissions
Kiosk. Thus, total parking requirements would be 111 spaces, or two less than what is proposed by
the Garden.

The parking analysis prepared as part of the EIR and historic experience at the Garden are both
evidence that existing and proposed parking 1s adequate to serve the project in all but a few
instances, as the EIR predicts a total parking surplus during typical weekdays and weekends. Where
an event or activity would result in a shortage of available on-site parking, the Garden implements a
Transportation Demand Management program that involves a combination of valet parking and/or
off-site parking and shuttling, depending on the size and nature of the event.

Staff has reviewed the parking count data and analysis in the EIR and do not believe that the loss of
the five employee spaces would significantly affect the Garden’s parking supply relative to
employee demand. According to the EIR parking analysis, there would be a surplus of employee
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parking spaces of at least 14 during a typical weekday. The EIR parking analysis concluded that a
shortfall of visitor parking spaces would occur in the future associated with project-related increases
in visitation during a 3-hour period on weekends, but that the shortfall could be accommodated by a
surplus of employee parking on the east side of Mission Canyon Road. The loss of five spaces
associated with the Guild Studio parking would not change this conclusion.

Given the parking requirements under the LUDC and the EIR parking analysis, the options for your
Commission to consider in respect to the Guild Studio parking area include:

1) Approving the parking area as originally proposed,

2) Reducing the size of the proposed new parking area from five spaces down to three spaces to
reduce its impact and level of vehicle use, while ensuring an adequate parking supply
consistent with LUDC parking requirements; or

3) Eliminating the proposed parking area altogether, thereby continuing to rely on parking at
the base of the Guild Studio building (note that there would continue to be room for informal
parking around the dedicated handicapped space). Under this scenario, total parking supply

would be below LUDC parking requirements (by three spaces), thus requiring a modification
to parking requirements.

Construction Moratorinm

Your Commission expressed an interest in conditioning the project to require a break (i.e. quiet
period) in the construction schedule in order to give the surrounding neighborhood a break from
continual construction for an extended period of time. The Garden’s anticipates that full buildout

would occur over an approximate 10-year period. Their proposed construction schedu]e 1s ‘histed
below, though it is subject to change based on funding availability:

e Phasel: All proposed water and sewer line extensions in an 8-month duration.
e Phase II: Construction of new Horticulture Facilities in an 11-month duration.

o Phase III: Reconstruction of the Gane House and construction of new
Herbarium/Conservation Center in a 14-month duration.

o Phase IV: Relocation of existing Administration Cottage and conversion to residential use,

demolition of existing Herbarium, and construction of the Educational Center in a 13-month
duration.

e Phase V: Renovations to existing Blaksley Library and North ng buildings and
construction of new entrance kiosk in a 12-month duration.

s Phase VI: Construction of new staff residences in a 14-month duration.

e Phase VII: Construction of public path and-everteektkiosk-on Cavalli property in a 6-month
duration.

e Phase VII: Construction of Cavalli housing and office structures and associated
parking/paving once sewer/septic becomes available.

As you can see from the construction phases, the total number of months of each phase added
together is closer to 7 years, so it is likely that either construction would be completed in less than
10 years or there would be built-in breaks in between certain phases. That said, in order to ensure
that such breaks in construction do occur and recogmizing that buildings may be constructed in a
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different order than suggested above due to funding considerations, staff suggests the following
options to consider: ’

e A mandatory one-year break in construction after every three years of cumulative
construction, assuming said cumulative three-year construction period occurs within four
years or less;

e A mandatory one-year break in construction after 50% of the project’s new gross square
footage 1s completed;

e A mandatory one-year break in construction after five years from the start of construction of
the 1mitial phase; or

e Any vanations of the above.

Snack Window

Per the Commission’s direction, the project description has been revised to allow the use of a
microwave oven for hot drinks and soups only, but hot solid foods would not be permitted.

A 226 square-foot snack window is proposed within the lower level of the Library (E3) which would
provide visitors with light Tunch fare consisting of pre-packaged cold foods such as salads and
sandwiches, various snack foods, fruit and primarily bottled or canned drinks. A microwave oven
would be provided to heat pre-packaged—foodsbeverages and soups. The proposed food service
would be available during regular visiting hours only. In addition, a kitchen area with refrigerator,
dishwasher, microwave oven, and sink is proposed within the lower level of the Library (E3) that
would serve as a preparation and storage area for special events held at the Garden. No cooking
facilities are proposed as part of this project; all cooking would be done ofi-site.

Compliance Review

Your Commission expressed continued support for a compliance review during construction, with
more frequent review than after five years of construction activities. Condition #97 has been
revised to include more informal annual reports to the Planning Commission during your regularly
scheduled agenda, to be coordinated with the receipt of annual repoﬂs from the Garden on the
previous year’s visitor attendance and activities.

97. Compliance Review. P&D staff shall prepare a compliance report and present it to the
Planning Commission after five years of construction activities associated with buildout of the
Vital Mission Plan. The report shall discuss the applicant’s compliance with applicable
conditions of approval associated with construction activities and operation of the Garden
during that period. In addition, P&D shall provide a verbal report to the Planning Commssion
(as part of the administrative agenda) on an annual basis during construction in order to report
on the status of construction and condition compliance. This annual briefing shall be
coordinated with the receipt of the annual monitoring report from the Garden on the previous
vear’s attendance levels and programs as identified in Condition # 63, such that this information
can be transmitted to the Planning Commission at the same timne.

In addition, Condition #63 has been amended to eliminate the 10-year monitoring clause, such
that the submittal of annual monitoring reports would need to continue for the life of the project.
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Trash Storage

Based on comments from the Planning Commission, Condition #61 related to trash storage has been
revised to ensure that waste 1s not transported off-site. This measure is consistent with the design
standards required by Project Clean Water in implementing the County’s Storm Water M anagement
Plan. There i1s no requirement that trash storage areas be covered.

61. WAT 3-8 All trash container areas must meet the following requirements:
1) Trash container areas must have drainage from adjoining roofs and pavement diverted
around the area(s)drvert-dramape-fromadjoming paved-areas.

2) Trash contamer areas must be screened or walledpretected and regularly maintained to
prevent off-site transport of trash.

Event Noise

In order to ensure noise associated with special events does not create a nuisance to surrounding
residents, Condition #39 has been amended as follows:

39. N2-1 All music and organized social gathering events shall end in sufficient time to allow for
attendees to disperse and exit the property by no later than 10 p.m. Amplified sound shall cease
by 9 p.m. Sound amplification equipment shall be directed away from the nearest residences.
Noise levels shall not exceed 65 dBA at the property lines during special events where amplified
sound is provided. Sound monitors shall be utilized in at least two locations on the property
lines closest to_off-site residences in order to measure sound levels during events. Plan
Requirements and Timing: Prior to Zoning Clearance, the Santa Barbara Botanic Garden

—shall _submit to P&D for review and approval, documentation from their website and
prototypical rental contracts demonstrating compliance with this mitigation.

Monitoring: P&D shall respond to neighbor complaints. The applicant shall submit annual
reports at-the-beginmngby the end of February of each calendar year to the County Permit
Compliance documenting compliance with this condition for the prior year. Sound data
gathered during events in which amplified sound is utilized shall be included in these annual
reports, including the maximum dBA experienced during each event. The reports shall include
the dates and times that such events are held and what type of music is used, if any. The report
shall also mclude a log of complaints received by neighbors and what measures were or are
being taken to respond to the complaints._In the event that noise levels are exceeded during a

special event, appropriate measures shall be imposed on the use of amplified sound for the
following year’s events to ensure compliance with this condition.

Night Lighting

Your Commission asked for more information on the LZ1 lighting standards. In developing outdoor
lighting standards to be incorporated into Title 24 California Building Energy Efficiency Standards,
the California Energy Commission established four lighting zones (LZ1, LZ2, etc.). The lighting
zone approach correlates outdoor lighting power allotments to the ambient illumination levels of a
local area. LZ1 would be defined to include state and national parks, wilderness areas, and wildlife
preserves. LZ2 would be defined as those areas that are designated as rural by the U.S. Census
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Bureau and do not qualify as LZ1 according to the previous definition. LZ3 would be defined as
those areas designated as urban by the U.S. Census Bureau. Each zone has different lighting power
allowances; LZ1 has the lowest lighting power allowances and LZ4 has the highest. For example,
one measure of the standards establishes maximum lighting power allowances and control
requirements for outdoor parking lots. The requirements vary with lighting zones. This provides a
way to compensate for sites with significantly different ambient light conditions. The recommended
lighting power ranges from 0.04 in LZ1 to 0.20 in LZ4. For the Botanic Garden, 1t will ultimately
be up to a lighting consultant to design the lighting program consistent with LZ1 standards and
requirements in order to conform to the maximum lighting power allowances for the various project
elements.

Your Commission also requested information on how the Meadow Terrace would be lit. Since the
project has been conditioned to eliminate proposed permanent path lighting in the area of the
Meadow Terrace, any lighting would be of a temporary nature and would likely consist of temporary
path lights and bollard type lights and strung lights within the terraces during evening events held in
this location. However, Condition #4 does not specifically address temporary lighting. Thus, 1f
your Commission chose to place limitations on the types of temporary lighting during evening
events, the condition would have to be amended accordingly.

In addition, your Commission wanted to ensure that the Lighting Plan, to be reviewed and approved
by the SBAR, includes arrows showing the direction of light being cast by each fixture. Condition
#4 has been amended in response to this direction.

. 4. AES3-1Exterior lighting shall be designed consistent with-LZ1, standards. With the exception -
.-of .security lighting, all exterior lighting shall be on timers and shut-off during non-business
hours. When necessary to support an evening activity (class, special event, Jecture, etc.), only
those buildings or areas in use shall be lit as well as the parking area serving the activity and any
necessary pathways between the activity and said parking. Any exterior night lighting shall be of
low intensity. low glare design, minimum height, and shall be fully hooded to direct light
downward onto the subject parcel and prevent spill-over onto adjacent parcels. Plan
Requirements and Timing: Prior to Zoning Clearance approval, the applicant shall submit a
Llighting Pplan that demonstrates compliance with LZ1 standards and the restrictions of this
condition for review and approval by the SBAR and P&D._The locations of all exterior highting
fixtures and an arrow showing the direction of light being cast by each fixture and the height of
the fixtures shall be depicted on the Lighting Plan.-

Monitoring: P&D shall site inspect to ensure compliance prior to occupancy clearance. Permit
compliance shall respond to complaints.

Levels of Use

In considering the Garden’s requested uses related to education classes and special events, your
Commission requested more information on the Garden’s existing and historic uses at the site, and
options for placing restrictions on future uses. As discussed mn the staff memo dated September 2,
2009, there is a difference between the visitation data included in Appendix H to the EIR and
attached 1o this memo (representing a 10-year history from 1997 to 2006) and the uses identified as
“existing” in the project description and shown in the tables below. As stated in the previous
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memo, these “existing” use levels are more accurately described as representative of historic
maximums at the Garden, going back even before 1997.

“Existing” Classes, Hours, and Attendance

Classes/Year Hours Attendance
(per class)
Daytime Classes
80-90 Courses
900-225 Sessions 7:30 a.m.-5:30 p.m. 12-20
Nighttime Classes
25-35 Courses
60-90 Sessions 6 pm. -10 pm. 12-20
Master Gardner and Docent Training
20 Sessions | 7:30am.-5:30 p.m. | 40-50
Annual Lecture Series
7 Sessions l 6 p.m.-10 p.m. l 50-70

“Existing” Special Events, Hours, and Attendance

Frequency/
Event Type Duration Hours Atiendance
- 11 am-
Plant Sales, Book Signings 4/year 7 pm 100-250/event
4/year
o 9 am-
Art/Craft Exhibits Case-by- Case-by-Case
5 pm
Case
Community Festivals 2/year 9 am- 250-750
~"(Exhibits/Vendors/Music) 2 days 5Spm per day
.| Fundraising/Special Events 10/year Noon-
(Food/Music) 1 day 10 pr | 20-300event
. . 10-20/year 9 am-
Community Group Meetings 1 day 10 pm' 30-150/event
Private Parties 2-4/year 9 am-
(Music/Food) 1 day 10 prn‘ 75-200/event
. 1-2/year 8 am-
Symposia & Workshops 1-3 days 8 pm 50-150 per day
Recognition Events 3fyear ? am—'IO 50-200/event
1 day pm
" Note that these events would end by 9pm (i.e. no music after 9 pm) with additional
time provided for event breakdown, cleanup, and guest departure.

Based on information provided by the Garden, these histonc levels represent a totaling of all of the
events, classes, and other activities based on maximum possible attendance for each event.

The following table provides a comparison of the use levels described in the tables above (Historic
Maximums) and data from the 10-year historic visitation table. The grouping of activities 1s
different between the two data sources; staff has attempted to organize them approprnately for
COMpAarison purposes.
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As can be seen from the table below, the historic maximums reflected in the project description
equate to up to 7,790 annual attendees associated with classes, trainings, and lectures, and up to
8,300 annual attendees associated with community group meetings, fundraisers, private parties,
recognition events, and symposia/workshops. These numbers are significantly higher than actual
annual attendance counts over the past 10 years and so may not be particularly reflective of annual
attendance associated with these activities. Rather, the 10-year visitation data for events and
education classes is more reliable and reflective of use levels experienced by the Garden in recent
history. 1t is for this reason that the EIR relied upon the visitation data from 2005 as its baseline
condition for evaluating impacts of the project.

Botanic Garden Use Levels Comparison

- Historic Maximums 2005 Levels 10-Year Average 10-Year Peak
Program/Activity
(per year) (per year) (per year) (per year)
Education
90 courses/225
Daytime Classes ;ees;s::c])::; iif’g%%ems
visitors
35 courses/90
o sessions, 20 students .
Nighttime Classes per class = 1,800 1,655 visitors 1,778 visitors 2,202 visitors
. 3 ~ (2000)
] visitors
Master Gardner/ 20 sessiomns, 50 _
Docent Trainings students each = 1,000 |
" Anmial Lecture Series 7 lectures = 490
visitors
Subtotal Education 7,790 visitors 1,655 visitors 1,778 visitors 2,202 visitors
Events
Plant Sales/ Book 4 events = 1,000
Signings visitors
Art/Craft Exhibits 4 events = N/A Included in General Visitation Category
Community Festivals 2 events/ 2 days =
3,000 visitors
Community Group 20 events = 3,000
Meetings visitors
Fundraising Events 10 events = 3,000
visitors .. .. 2,888 visitors
Private Parties 4 events = 800 visitors 1,582 visitors 1,983 visttors (1999)
Recogmition Events 3 events = 600 visitors
Symposia/ Workshops 2 events/ 3 days = 900
visitors
Events Subtotal 8,300 visitors* 2,594 visitors 3,145 visitors 4,443 visitors
Total Annual Visitation N/A 111,308 104,739 111,308
* Excludes plant sales, art/craft exhibits, and community festivals from total since these are accommodated within
general visitation.

An examination of the Garden’s program guide from 2005 (July-September) indicates that the



Santa Barbara Boianic Garden Vital Mission Plan, 72-CP-116 RVO01, 99-DP-043
October 16, 2009

p-9

Garden held approximately 10 on-site classes during this three-month period, with additional classes
and field tnps held off-site. A similar program guide from 2009 (January-March) indicates that the

Garden held nine classes and two lectures during this three-month period, with additional classes
and field tnps held off-site.

In recognition of the year to year variability in the number, types, and sizes of activities and events
that are held at the Garden, it 1s 1important that use restrictions provide the Garden with sufficient
flexibility for managing its programs while still providing the necessary protections for the
surrounding community. For this reason, it may be more appropriate to regulate the Garden based
on annual attendance for general categories of uses, rather than placing restrictions use-by-use. One
Commuissioner suggested the use restriction should be based on the Garden’s existing uses, with a
reasonable increase allowed of up to 1.8% per year. It is important to note that the CUP 1s in effect
for the life of the project, meaning a 1.8% per year increase could extend indefinitely. For this
reason, your Commission may want to consider an upper limit. The Commission also expressed an
mterest 1n ensuring that all of the events in a given year are not overly concentrated during any
single peniod. In response to this direction, staff offers the following options for your consideration:

1. Limit the Garden to no more than a 1.8% annual increase over existing use levels for
Education Classes and Events. Define “existing use levels” as the 10-year average between
1997 and 2006 (1,778 for classes and 1,983 for events). Institute a maximum increase, such
as 50% over existing levels, without further review by the Planming Commission. Evenis
where attendance 1s staggered throughout the day (e.g. annual plant sales or community
festivals) would not be subject to these restrictions. A 50% increase over the 10-year
average would equate to 2,974 annual attendees associated with events (i.e. up to 10 events

with 300 attendees or 15 events with 200 attendees) and_2,667 annual attendees associated
with educational programs.

OR

2. Limit the Garden to an increase of 25% above peak levels experienced between 1997 and
2006. This would equate to up to 3,610 annual attendees associated with events and 2,752
annual attendees associated with educational programs. This would be mmore easily
monitored smnce 1t does not involve an annual increase in use levels.

In eather case, incorporate the following restrictions:

1. No single event shall-exceed 300 guests, notwithstanding the restrictions during the High
Fire Season Preparedness Levels included in Condition #31.

2. Maintain attendance caps on individual classes and educational programs.

3. Allow no more than three events individually exceeding 80 attendees in any given month,
mclusive of community events.

4. Allow for a 3-year rolling average. If these limits are exceeded in any single year, the
Garden shall take the necessary steps to adjust its scheduling in order to adhere to the himits
on a three-year rolling average. This provides the Garden with certamn flexibility n
accommuodating requests or opportunities as they come along.
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Depending on the approach to restricting use taken by your Commission, the condition of approval
(Condition #63) would be replaced as follows:

63. Intensity of Use. Attendance associated with Garden classes and events shall be limited to a 1.8%
annual increase above existing levels (1,778 for classes and 1,983 for events), up to a maximuim
increase of 50% without subsequent approval by the Planning Commission.  [Or:
Attendance associated with Garden events and educational programs shall be limited to
3610 and 2,752 annual attendees, respectively.] These limits shall be based on a 3-year
rolling average. If these limits are exceeded in any single year, the Garden shall take the
necessary sieps to adjust its scheduling in order to adhere to the limits on a three-year rolling
average. No single event shall exceed 300 guests at any one time, notwithstanding the
restrictions during the High Fire Season Preparedness Levels included in Condition #31.
Attendance ‘for individual classes and educational programs shall comply with the
maximums identified in the project description. No more than three events individually
exceeding 80 attendees in any given month, inclusive of community events, shall be
permitted. Monitoring: The Garden shall submit an annual monitoring report to P&D by the end

of February for each prior year documenting the number of programs and activities and associated
attendance within each use category in order to demonstrate compliance with this condition.

Construction Traffic Management

* The Planning Commission expressed concern regarding traffic delays during construction activities
and directed staff to incorporate additional guidance into the condition of approval in order to
ensure that the ntent of the condition i1s met. That 1s, to_ensure that construction-related traffic
delays are minimized and that 20-minute construction delays are the. exception and not the rule. To
this end, Condition #33 has been revised as follows: .

33. FIRE 1-3 Traffic Flag Crew. A traffic flag crew shall be specifically dedicated and
present on-site at all times during construction within the road right-of-way to conduct vehicle
traffic flow along Mission Canyon Road and Las Canoas Road. The flag crew shall strive to
achieve the goal of maintaining traffic flow and access at all times. One lane shall be kept open
at all times except when construction vehieles-are-oving-within-the-construction-siteclosure of
both lanes is unavoidable and essential to construction activities. The flag crew shall strive to
minimize the periods when both lanes are closed. The maximum time which both lanes may
be closed shall be 20 minutes. Such closures shall occur no more than four times on any single
day. Construction activities that necessitate more extensive lane closures require prior approval
by P&D and Public Works and redirection of local traffic through the site. All open trenches
shall be covered to provide full use of both traffic lanes at the end of each work day and in the
event of an emergency evacuation of Canyon residents. Plan Requirements and Timing: The
applicant shall develop and submit a Construction Traffic Control Plan for review and approval
by P&D and County Public Works. The Plan shall include the name and phone number of an
on-site construction supervisor overseeing implementation of the Plan. This contact information
shall be posted on-site adjacent to any area in which traffic flow is impeded. This condition
shall be included on all building and grading plans.
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Allowable Uses within Recreation Zone

A guestion was raised at the last hearing regarding allowable uses within the Recreation (REC) zone
district, and members of the public asserted that certain activities are not allowed in the REC zone
pursuant to the Temporary Uses section of the LUDC.

The first step in determining what uses are allowed in a particular zone district, pursuant to Section
35.20.030 of the LUDC, 15 to look at the list of allowable uses in each zone provided in the land use
tables in Chapters 35.21 through 35.26. Allowable uses in the REC zone are listed in Table 2-23 in
Section 35.26.030. This table lists several uses allowable 1n the REC zone under various permit
types, including a Library/Museum with a Conditional Use Permit. The LUDC defines a museum
as “‘a building, place, or institution devoted to the acquisition, conservation, study, exhibition, and
educational interpretation of objects having scientific, historical, or artistic value.” Staff believes
that the Santa Barbara Botanic Garden clearly fits within this allowable use. Since the project
conforms to an allowable use in the REC zone, there is no need to make a Use Determination,
which 1s utilized when a use 1s proposed that is not listed as an allowable use in the land use tables.

With any principal use, there are secondary uses that are ancillary or customarily incidental to the
pnncipal use. In the case of the Botanic Garden, it is reasonable to conclude that fundraising events
and other types of community activities are ancillary or incidental to the primary use as a non profit
botanical garden, and function as an integral component supporting its ongoing operation. The
mtent of the Temporary Use section of the LUDC (Section 35.42.250) is to provide- a permitling
path for occasional or sporadic uses or events when the underlying permit for the site (e.g. CUP, DP,
LUP, etc.) does not otherwise allow for such uses. One does not look to the Temporary Use section
to determine what uses are allowable within a particular zone. Rather, one looks to the allowable
uses as listed in the table included in Chapters 35.21 through 35.26. Since the Botanic Garden
operates under a CUP, and fundraisers and other types of community events have been, and
continue to be, an incidental component of the operation (i.e. not a temporary use), the Temporary
Use section of the ordinance does not apply to this particular case.

Oak Tree Replacement

The EIR 1dentified significant but mitigable (Class II) impacts to oak woodlands and adverse but
less than significant (Class IIl) impacts with respect to individual native trees associated with
development of the proposed project. To mitigate these impacts and ensure consistency with
County policies related to native tree protection, the EIR identified mitigation measures requiring
the replacement of each protected oak tree removed at a 10 to 1 replacement ratio. This ratio is
consistent with Planning and Development’s standard conditions for tree replacement. It assumes
that most of the trees would not survive but that out of 10 seedlings at least one tree would reach
maturity. The County Fire Department has recently expressed a concern about the application of the
10 to 1 replacement ratio for this project, since it would be contrary to their attempts at reducing fuel
loads in Mission Canyon. It 1s also recognized that the Botanic Garden would likely have a greater
rate of success in planting trees and ensuring their survival than a typical developer, given their
experience as a botanical garden and the professional horticulturalists that they have on staff. For
these reasons, staff 1s recommending that the replacement ratio be reduced from 10:1 down to 3:1.
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The visual effect of the reduction in replacement trees would be offset by the use of larger saplings
(5 gallon containers) for replacement. This would accomplish the same goal and objective of the
original mitigation measures without adding significantly to the site’s fuel loads. To this end,
Conditions 9 and 12 have been revised as follows:

9. BIO 2-1 In accordance with PRC Section 21083.4 (SB 1334), up to 50 percent of the
project’s impacts shall be mitigated by planting of trees as follows:

a. For each oak tree removal (5 inches dbh or greater), the applicant shall plant tep{HHthree
(3), $5-gallon size coast live oak trees obtained from locally occurring saplings or seed
stock, preferably from the same watershed. The trees shall be planted, gopher fenced, and
irrigated (drip irrigation on a timer) for a 7- year maintenance period. Planted trees that do
not survive during the maintenance period shall be replaced at a 1:1 ratio and monitored and
protected for an additional five years.

b. Mitigation of oak trees at a $8:33:1 ratio shall be accompanied by replacement of understory
species placed in appropriate soils and spaced appropriately in an area large enough to
mitigate the loss.

c. Trees shall be planted outside of fuel modification zones identified in the project’s Fire
Protection Plan.

Plan Requirements/Timing: Proposed seed collection and planting plans shall be shown on a
landscape plan and submitted to P&D for review and approval. Prior to Zoning Clearances, the
applicant shall obtain approval of the plan and shall submit a-performance security to P&D for
maintenance. Prior to the proposed permit, the trees and understory species shall be planted,
fenced, and irrigated to the satisfaction of P&D. o

12. BIO 5-1 Tree Protection and Replacement. In order to protect existing native coast
live oak and minimize adverse effects of grading and construction onsite, the applicant shall
implement a tree protection and replacement plan. No ground disturbance including grading for
buildings, accessways, easements, subsurface grading, sewage disposal and well placement shall
occur within the critical root zone of any native tree unless specifically authorized by the
approved tree protection and replacement plan. The tree protection and replacement plan shall
include the following:

j.  Any tree that is removed shall be replaced on a 303:1 basis with +5-gallon size saphings
grown from seed obtained from the same watershed as the project site. Trees that are
damaged (i.e. more than 20 percent encroachment into the critical root zone) shall be
monitored for 10 years. If at any time during this monitoring period the health of the tree
declines, it shall be replaced on a +83:1 basis. Where necessary to remove a tree and
feasible to replant, trees shall be boxed and replanted. If relocation is unsuccessful, the tree
shall be replaced on a 303:1 basis. A drip irrigation system with a timer shall be installed.
Trees shall be planted prior to occupancy clearance and imgated and maintained until
established (five years). The plantings shall be protected from predation by wild and
domestic animals, and from human interference by the use of staked, chain link fencing and
pgopher fencing during the maintenance period. Planted trees that do not survive during the
maintenance period shall be replaced at a 1:1 ratio and monitored and protected for an
additional five years.
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k. Any unanticipated damage that occurs to trees or sensitive habitats resulting from
construction activities including, for example, excessive tree pruning or limbing shall be
mitigated in a manner approved by P&D. This mitigation may include but is not linited to
posting of a performance security, tree replacement on a +63:1 ratio and hiring of an outside
consultant biologist to assess the damage and recommend mitigation. The required
mitigation shall be done immediately under the direction of P&D prior to any further work
occurring on site. Any performance securities required for instalatien-and-maintenance of

replacement trees will be released by P&D after its inspection and approval of such
mwstelatenand-maintenance.

1. Trees shall be planted outside of fuel modification zones identified in the project’s Fire
Protection Plan, unless approved by the County Fire Department.

Plan Requirements and timing: Prior to Zoning Clearance, the applicant shall submit grading
plans, building plans and the tree protection and replacement plan to P&D for review and approval.
All aspects of the plan shall be implemented as approved. Prior to Zoning Clearances, the applicant
shall post a performance security in an amount acceptable to P&D to guarantee the maintenance of
tree replacement. Timing on each measure shall be stated where applicable on each respective plan;

where not otherwise stated, all measures must be in place throughout all grading and construction
activities.

Attachments: Attachment B: EIR Revision Letter
Attachment C: Conditions of Approval

G:\GROUP\Permitting\Case Files\Cp\1970s\72 cases\72cp116 Botanic Garden\72-CP-116 RV01 (02NEW-00138)\Planning Commission\10-26-09
PC memo.doc
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ATTACHMENT B: FEIR REVISION LETTER RV]

TO: County Planning Commission

FROM: Alex Tuttle, Planner
Planning and Development, Development Review Division

DATE: October 16, 2009

RE: Revisions to 07EIR-00000-00001, the proposed Final EIR for the Santa Barbara
Botanic Garden Vital Mission Plan (72-CP-116 RV01, 99-DP-043) to reflect
revisions proposed subsequent to completion of the proposed Final EIR for the
project and prior to decision-maker action (including potential certification of the
FEIR)

1. LOCATION

The project site is located at 1212 Mission Canyon Road in the Mission Canyon area, First
Supervisorial District.

11. BACKGROUND

An EIR was prepared for the Santa Barbara Botanic Garden Vital Mission Plan (07EIR-00000-
00001) to analyze the project’s environmental impacts and identify project altematives. During
the public heanngs on the project=before the County Planning Commission, the Planning
Commission (PC) concluded that one of the impacts identified in the EIR as significant but
mitigable (Class II) was in fact Class 111, less than significant based on substantial evidence in
the record. Subsequent to the September 16, 2009 PC hearing, in response to discussions with
the County Fire Department, staff has proposed a modification to the replacement ratios for oak
tree mitigation in order to achieve a better balance between tree replacement and fuel
modification. To this end, this FEIR Revision letter (RV1) has been prepared to discuss the basis
for the changed conclusion and modified mitigation measure.

Section IV of this Revision letter includes an errata section that contains minor corrections and
additions to the proposed Final EIR in addition to those identified in Section I1I below that will

be incorporated into the document upon EIR certification.

111, CHANGED CONCLUSION AND MITIGATION MEASURE

Caretaker’s Cottage

The EIR identified a significant but mitigable impact (Class II) associated with relocation of the
Caretaker’s Cottage outside of the Historic Garden boundaries. The EIR concluded that
relocation would disassociate the Cottage from its historic setting and Jocation within the
Historic Garden, resulting in a significant impact to historical resources. The EIR acknowledged
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that the Cottage had previously been moved m 1942, during the period of significance, but had
always remained within the Historic Garden boundaries.

Pam O’Connor, an architectural historian with Kaplan Chen Kaplan, concluded 1n her historic
report of the Botanic Garden (prepared on behalf of the Garden), entitled Santa Barbara Botanic
Garden Historic Resources — Supplemental Report, dated February 19, 2009 and included in
Appendix 1 of the FEIR, concluded that the historic setting of the Caretaker’s Cottage had
already been compromised by its move in 1942 outside of the cluster of administrative buildings.
This determination was reiterated in a comment letter submitted to the Planning Commission by
Alex Cole, architectural historian, dated August 27, 2009 (included as Attachment A to this EIR
Revision Letter). Both historians concluded that by disassociating the Caretaker’s Cottage from
the administrative cluster in 1942, the historic integrity of its setting was lost. As stated by Alex
Cole, “As a result of this loss of integrity of setting, the significance of the cottage rested not on
its location or setting, but rather on ils presence as a first-generation Botanic Garden building.
As such, its retention was important, but its location and setting were not.” Thus, relocation of
the cotlage to the east side of Mission Canyon Road would not result in a significant impact on
historic resources. This analysis and conclusion is also contained in a historic resource report
prepared by Alex Cole for the Botanic Garden in February 2001, entitled Phase 1 Historical
Resources Report Library and Auxiliary Buildings, Santa Barbara Botanic Garden, which was
one of the reports utilized in preparation of the EIR.

Faced with conflicting conclusions from experts, the Planning Commission found the logic of the
assessment above 1o be sound and that it provided substantial evidence to support a changed
conclusion in the EIR. Based on the Planning Commission’s determination, the impact to
historic resources associated with relocation of the Caretaker’s Cottage outside of the Historic
Garden boundaries is reclassified as adverse but less than significant (Class 1II). Mitigation
Measure CULT 3-5 is therefore tevised as follows:

CULT 3-5 TheApplicantshall-changethe-relocation—site-forthe Caretaker’s-Cottagesuch-thatitis
- Plans for structural
removal and relocation of the Caretaker’s Cottage shall be designed by a P&D qualified
architectural historian and comply with County and Secretary of the Interior’s Standards

and Guidelines. t i 3 rthi 15t08

avard-orlessen-1m
YOO 1ICootiT I

g}
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Plan Requirements/Timing: Removal and relocation plans shall be reviewed and
approved by P&D and SBAR prior to Zoning Clearance issuance.

Monitoring: P&D shall monitor relocation activities to ensure compliance with the
relocation plan.

Therefore, with this EIR Revision Letter, the EIR has been revised to reflect the changed
conclusion.
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Qak Tree Mitigation

The EIR identified significant but mitigable (Class 11) impacts to oak woodlands and adverse but
less than significant (Class 111) impacts with respect to individual native trees associated with
development of the proposed project. To mitigate these impacts and ensure consistency with
County policies related to native tree protection, the EIR 1dentified mitigation measures requiring
the replacement of each protected oak tree removed at a 10 to 1 replacement ratio. This ratio is
consistent with Planning and Development’s standard conditions for tree replacement. It
assumes that most of the trees would not survive but that out of 10 seedlings at least one tree
would reach maturity. The County Fire Department has recently expressed a concerm about the
application of the 10 to 1 replacement ratio for this project, since it would be contrary to their
attempts at reducing fuel loads in Mission Canyon. It is also recognized that the Botanic Garden
would likely have a greater rate of success in planting trees and ensuring their survival than a
typical developer, given their experience as a botanical garden and the professional
horticulturahists that they have on staff. For these reasons; the mitigation-measures have been
modified by reducing the replacement ratio from 10:1 down to 3:1. The visual effect of the
reduction in replacement trees would be offset by the use of larger saplings (5 gallon containers)
for replacement. This would accomplish the same goal and objective of the original mitigation
measures without adding significantly to the site’s fuel loads.

Additionally, the Planning Commission found that there 1s no need to require a performance
security for installation of required oak tree mitigation planting since the Botanic Garden 1s in
the business of tree planting and the County would retain its ability to ensure that the plantings

are installed in compliance with the Tree Protection and Replacement Plan through its permit
compliance and monitoring program.

Therefore, Mitigation Measures BIO 2-1 and BIO 5-1 have been revised as follows:

BIO 2-1  In accordance with PRC Section 21083.4 (SB 1334), up to 50 percent of the project’s .
impacts shall be mitigated by planting of trees as follows:

a. For each oak tree removal (5 inches dbh or greater), the applicant shall plant ter(3-0jthree
(3), +5-gallon size coast live oak trees obtained from locally occurning saplings or seed
stock, preferably from the same watershed. The trees shall be planted, gopher fenced,
and 1rrigated (drip irrigation on a timer) for a 7- year maintenance period. Planted trees
that do not survive during the maintenance period shall be replaced at a 1:1 ratio and
momnitored and protected for an additional five vears.

b. Mitigation of oak trees at a +8+33:1 ratio shall be accompanied by replacement of

understory species placed in appropriate soils and spaced appropriately in an area large
enough to mitigate the loss.

c. Trees shall be planted outside of fuel modification zones identified in the project’s Fire
Protection Plan.

Plan Requirements/Timing: Proposed seed collection and planting plans shall be shown on
a landscape plan and submitted to P&D for review and approval. Prior to Zoming Clearances,
the applicant shall obtain approval of the plan and shall submil a performance secunty to
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P&D for maintenance. Prior to the proposed permit, the trees and understory species shall be
planted, fenced, and irrigated 1o the satisfaction of P&D.

Monitoring: Through consultation of a certified arborist, the applicant shall demonstrate to
P&D that the planted trees and understory species are surviving and are self-sustamning. P&D
staff shall ensure adequate installation and maintenance of trees and understory species.
Performance security release for maintenance requires P&D sign-off.

BIO 5-1 Tree Protection and Replacement. In order to protect existing native coast live oak

and
tree

minimize adverse effects of grading and construction onsite, the applicant shall implement a
protection and replacement plan. No ground disturbance including grading for buildings,

accessways, easements, subsurface grading, sewage disposal and well placement shall occur
within the critical Toot zone of any native tree unless specifically authorized by the approved tree
protection and replacement plan. The tree protection and replacement plan shall include the
following:

j.  Anytree that is removed shall be replaced on a 1063:1 basis with 35-gallon size saplings

grown from seed obtained from the same watershed as the project site. Trees that are
damaged (i.e. more than 20 percent encroachment into the critical root zone) shall be
monitored for 10 years. If at any time during this monitoring period the health of the tree
declines, it shall be replaced on a +03:1 basis. Where necessary to remove a tree and
feasible to replant, trees shall be boxed and replanted. If relocation 1s unsuccessful, the
tree shall be replaced on a 103:1 basis. A drip irmigation system with a timer shall be
installed. Trees shall be planted prior to occupancy clearance and im gated and
maintained until established (five years). The plantings shall be protected from predation
by wild and domestic animals, and from human interference by the use of staked, chain
link fencing and gopher fencing during the maintenance period. Planted trees that do not
survive during the maintenance period shall be replaced at a 1:1 ratio and monitored and

protected for an additional five years.

k. Any unanticipated damage that occurs to trees or sensitive habitats resulting from
construction activities including, for example, excessive tree pruning or limbing shall be
mitigated in a manner approved by P&D. This mitigation may include but is not limited
to posting of a performance security, tree replacement on a 103:1 ratio and hiring of an
outside consultant biologist to assess the damage and recommend mitigation. The
required mitigation shall be done immediately under the direction of P&D prior to any
further work occurring on site. Any performance securities required for nstalation—and
maintenance of replacement trees will be released by P&D after its inspection and
approval of such installatien-and-maintenance.

]. Trees shall be planted outside of fuel modification zones identified in the project’s Fire
Protection Plan, unless approved by the County Fire Department.

Plan Requirements and timing: Prior to Zoning Clearance, the applicant shall submit
grading plans, building plans and the tree protection and replacement plan to P&D for review
and approval. All aspects of the plan shall be implemented as approved. Prior to Zoning
Clearances, the applicant shall post a performance security in an amount acceptable to P&D
to guarantee the maintenance of tree replacement. Timing on each measure shall be stated
where applicable on each respective plan; where not otherwise stated, all measures must be in
place throughout all grading and construction activities.
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Monitoring: P&D or a designated monitor shall conduct site inspections throughout all
phases of development to ensure compliance with and evaluate all tree protection and
replacement measures. Release of performance security for maintenance shall not occur
unless all measures have been complied with 1o the satisfaction of P&D.

These modifications do not alter the conclusions of the EIR 1n terms of the residual impacts of

the project on oak woodlands and individual oak trees. The effectiveness of the mitigation
measures remain the same.

1Vv. FEIR ERRATA

This errata section contains minor corrections and additions to the proposed Final EIR, in
addition to that which was identified in Section 111 above, which will be incorporated into the
final certified EIR. None of the proposed corrections or additions alter the conclusions of the
EIR analysis or identify new significant impacts, except as discussed above.

The corrections and additions are listed below, by EIR section, along with an explanation for the
change. Deleted text 1s in strikeout. New text is underlined.

Executive Summary

e Page 1-29, Mitigation Measure CULT 2-2: The phrase "Native American representative, as
applicable” should not be crossed out. Reason: This error reflects a discrepancy between
the Executive Summary and the text in Section 4.4 of the EIR.

First paragraph should read:

CULT 2-2 In the event potentially significant archaeological remains are encountered, work shall be
stopped immediately or redirected until the P&D approved archaeologist and a Native
American representative, as applicable, evaluates the significance of the find pursuant to
County Archaeological Guidelines. If remains are found to be significant, they shall be

subject to a Phase 3 mitigation program consistent with County Archaeological
Guidelines and funded by the applicant.

e Page 1-30, Class Il Historic Resources Impacts: This paragraph should be revised to
eliminate reference to relocation of the Caretaker’s Cottage as a Class 1l impact. Reason:

Changed conclusion in the EIR, revising the impact from Class II to Class 111, as discussed in
Section I1I above.

e Page 1-31, Mitigation Measure CULT 3-5: The mitigation measure in the executive
summary should be revised to reflect the changed conclusion by the Planning Commission,
as discussed above in Section I1l. Reason: Changed conclusion.

First paragraph should read:

CULT 3-5 M%Hﬁ%éﬁﬂ%@%%ﬁﬂ@%{%@%&ﬂ%}m

wdern- Plans for structural
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removal and relocation of the Caretaker’s Cottage shall be designed by a P&Dqualified
architectural historian and comply with County and Secretary of the Interior’s Standards
and Guidelnes. } } } i i }
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Section 4.1 Aesthetics and Visual Resources

e Page 4.1-33, Mitigation Measure AES 2-2: The mitigation measure has been revised to
eliminate the requirement for performance securities. Reason: The Botanic Garden is in the
business of landscaping and the Planning Commission considered it unnecessary to require
the Garden to pay performance securities for the installation and maintenance of landscaping.
The County would retain the ability to ensure compliance with the landscaping requirements
through its permit compliance and monitoring program.

The Monitoring paragraph should read:

Monitoring: HOF-te-Z0

Compliance staff shall ensure consistency of
installation with approved plans and shall respond to complaints.

Section 4.12 Water Resources, Drainage, and Flooding

e Page 4.12-30, Second full paragraph: The reference to Table 4.12-11 should be corrected to
Table 4.12-6. Reason: This simply reflects an error in the reference.

Attachmeﬁts

Attachment A — Alex Cole memo, dated August 27, 2009

G:\GROUP\Permitting\Case Files\Cp\1970s\72 cases\72cp116 Botanic Garden\72-CP-116 RVO01 (02NEW-
00138)\Environmental Review\EIR Revision Letter revised 10-26-09.doc



PRESERVATION PLANNING ASSOCIATES
519 Fig Avenue, Santa Barbara, CA 93101
Telephone (805) 450-6658 Email: accole5@yahoa.cam

MEMO

Date: August 27, 2009

To: Santa Barbara County Planning Commission, Mr. David Villalobos, Board Assistant
Supervisor

From: Alexandra C. Cole, Principal, Preservation Planning Associates

Re: Relocation of Caretaker’s Cottage, Botanic Garden

In my July 30, 2009 Jetter to the Planning Commission, 1 outlined my reasons for approving the
relocation of the Caretaker's cottage to the east side of Mission Canyon Road, where it would
serve again as a residence. Pam O'Connor, architectural historian with Kaplan Chen Kaplan
Architects and Planners, who spoke at your last meeting, concurred with my analysis. We both
respectfully disagree with the findings of HRG, who determined that unless the Caretaker’s

cottage was moved within the boundaries of the Historic Garden, located on the west side of
Mission Canyon Road, there would be a significant impact.

My analysis, as presented in my 2001 SAIC report, determined that the historic setting of the
Caretaker’s cottage had been compromised by its move during the 1942 Farrand major remmode]
of the administration section of the Botanic Garden. In the original plan, the Caretaker’s cottage,
administrative office, lath house, potting shed, garage, greenhouse, workshop and seed storage
building were organized in a cluster to the south.of the meadow section. The 1942 plan placed
the new library as the focal point of the administration cluster. The director’s house was moved
downhill from the new library, with the Caretaker’s cottage relocated even further down the
hill. It was at this point that the Caretaker’s cottage was no longer part of the administrative
cluster of buildings, and its setting was compromised. lts setting was compromised further
when the new herbarium building was constructed in 1973-74, very close to the Caretaker’s

cottage, further disassociating it visually from the rest of the Botanic Garden administrative
cluster.

As a result of this loss of integrity of setting, the significance of the cottage rested not on its
location or setting, but rather on its presence as a first-generation Botanic Garden building.

As such, its retention was important, but its Jocation and setting were not. Hence its proposed
relocation to the east side of Mission Canyon Road was considered to not have a potential
significant impact (SAIC 2001:32-33). Therefore, in my professional opinion, the proposed
relocation of the Caretaker’s cottage on the east side of Mission Ridge Road is appropriate.



Santa Barbara Botanic Garden Vital Mission Plan, Case Nos. 72-CP-116 RV01, 99-DP-043
Page C-1

ATTACHMENT C: CONDITIONS OF APPROVAL

SANTA BARBARA COUNTY CONDITIONAL USE PERMIT AND DEVELOPMENT PLAN
COUNTY LAND USE DEVELOPMENT CODE, CHAPTER 35
CASE NOS. 72-CP-116 RV01, 99-DP-043

1. A Conditional Use Permit And Final Development Plan are Hereby Granted:
TO: Santa Barbara Botanic Garden

APNs: 023-340-013, -014, -015; 023-052-001, -002, -003, -004, -008, -011, -012; 023-060-018,
-022,-023, -024, -025, -038; 023-350-006; 021-030-001

PROJECT ADDRESS: 1212 Mission Canyon Road
ZONE: REC, 1-E-1, AG-1-10
AREA/SUPERVISORIAL DISTRICT: Mission Canyon, First District

FOR: 1) Continued operation of an existing botanic garden and approval of all existing and
proposed development.

11. This permit is subject to comphance with the following conditions:

1. This Conditional Use Permit and Development Plan approval [72-CP-116 RV01, 99-DP-043]
is based upon and limited to compliance with the project description and conditions of
approval. Any deviations from the project descniption or the conditions must be reviewed
and approved by the Director of the-Planning and Development Department for conformity
with this approval. Deviations from the project description or conditions of approval may
require a modification (via a Substantial Conformity Determination, an Amendment or a
Revision) to 72-CP-116 RVO01 and/or 99-DP-043 and further env1ronmenta] review. The

conditional language (i.e. use of the word “would”) used in this condition #1 must be
mterpreted as imperative (i.e. “shall™).

The project description is as follows:
Modifications to Existing Structures and New Structures

The Garden currently includes 30 existing buildings (including five shade structures) providing a
total of approximately 39,558 s.f. of floor area’. The proposed project would involve changes to

a number of these buildings as well as the development of additional buildings, as identified in
the tables below.

) S ~ L. . . .
T'his figure represents the pre-fire condition and is kept as is to reflect the fact that the Garden intends 1o
rebuild structures that were lost 0 the Jesusita Fire.
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Santa Barbara Botanic Garden Existing Structures

Symbol | Buiding Name /Description | STEEICIGEE | TS| Floors.
El Caretaker’s Cottage (offices) 1,390 (1,390) Relocate, convert 1
to residence
E2 Herbarium (collections) 2,818 (1,209) Demolish 2
E3 Blaksley Library (library, 3,153 (1,577) Remodel, offices, 2
office) exhibit space,
snack window
E4 Lath House/Plant Sales 3,003 (3,003) Remodel 1
ES North Wing (office, gift shop, 3,298 (1,649) 674 s.f. addition, 2
kitchen, classroom) remodel
E6 Visitor Kiosk (admissions) 170 (170) Demolish 1
E7 Restrooms 404 (404) Remodel ~ 1
storage
E8 Information Kiosk 320(320) No change 1
E9 Tea House 188 (188) No change 1
E10 Gane House (maintenance and 9,318 (3,975) Rebuild (fire) 2+
storage) 8,178 s.., offices | basement
E11 Storage Shed 339 (339) Demolish 1
E12 Storage Shed 356 (356) Rebuild (fire) 1
E13 Storage Shed 323 (323) Demolish 1
E14 Storage Shed 150 (150) Rebuild (fire) and 1
' relocate
E15 Can Yard (shade structure) 1,984 (1,984) Rebuild (fire) 1
E16 Shade Structure (plants) 244 (244) - Rebuild (fire), 1
: : 119 s.f. addition
E17 Lath House (plants) 725 (725) Rebuild (fire) 1
E18 Shade Structure (plants) 686 (686) Rebuild (fire) 1
E19 Head House (office, seed 1,138 (1,138) No change 1
bank)
E20 ‘Wood Shed (storage) 143 Rebuild (fire) and 1
relocate
E21 Guild Studio (office, storage, 1,585 (1,440) No change 1 (raised)
guest quarters)
E22 Tunnel Road Annex (storage) 483 (483) No change 1
E23 Employee Residence 1,185 (1,185) Remodel 1
E24 Employee Residence (duplex) 2,502 (2,203) Remodel, SFD 2
E25 Storage Shed 667 (667) No change 1
E26 Storage Shed 185 (185) Demolish 1
E27 Director’s Residence 1,496 (1,496) Rebuild (fire) 1
E28 Director’s Garage 500 (500) Rebuild (fire), 2
457 s.f. 2™ story
addition
E29 Shade Structure 400 (400) No change 1
E30 Shade Structure 405 Demolish 1
Additions/Subtractions N/A -4.130 (-1,997) N/A
Total | 39.558 (28,937) 35,428 (26,940) N/A
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Santa Barbara Botanic Garden Proposed Structures

Symbol | Building Name / Description Sq(u;()r:tlljfi?:gge F?o?)is
Pi-A Children’s Lab 2,678 (1,748) 2
P1-B Library/Education Center 7,941 (2,779) 2+

basement
P3 Visitor’s Admission 724 (724) 1
P5 Conservation Center 5,552 (2,215) 2+
basement
P6/7/8 | Horticulture Offices, Garage 3,527 (3,527) 1
& Services
P9 Horticultural Garage/Support 1,733 (1,733) ]
P10 Can Yard (propagation) 400 (400) 1
P12 Garage 386 (386) 1
P13 Staff Residence 1,472 (1,472) 1
P14 Staff Residence 1,496 (1,496) 1
P17 Shade Structure 400 (400) 1
P18 Shade Structure 400 (400) 1
P19 Shade Structure 400 (400) 1
P20 | Overloolktiosk 470-(476) 1
P21 Garage/Office 1,168 (1,168) 1
P22 Staff Residence 1,267 (1,267) 1
Total — Proposed Development 30;61429.544 N/A
(20,09556%)
Total — Existing + Proposed | 65:442-64.972 N/A
(47,035505)
Net Increase-|-—— 25,414 €84 N/A
(18,098568)

| Of the existing 30 structures, six buildings with a combined floor area of 4,240 s.f. would be

|
|

demolished (an herbarium, the visitor services kiosk, one shade structure, and three storage
sheds), the Gane House would be reduced in size from 9,318 s.f. to 8,178 s.f., a reduction of
1,140 s.f, and three existing structures (North Wing, a shade structure, and Director’s garage)
would be expanded to add a total of 1,250 s.f. The proposed floor area changes to existing
structures would result in a net reduction to existing development floor area of 4,130 s.f. (minus
5,380 s.f. plus 1,250 s.f), resulting in 35,428 s.f. of floor area associated with existing structures.

Three existing structures (the cottage, a storage shed and a wood shed) would be relocated on
site with no change 1n floor area. i }

Sixteen-Fifleen new structures are proposed with a combined floor area of 36;64429,554 s.f. The
total floor area at the Garden after implementation of the proposed project would be
65-44264.972 s.f., for a net increase of 25;38425.414 s.f. relative to existing development.

In addition to the permanent structures identified above, the Garden would penodically erect
temporary installations, representing either seasonal displays or art exhibits. Seasonal displays
would be in place for no more than 90 days and temporary art exhibits such as have occurred in
the past (e.g. Toad Hall, Herb Parker) would be in place for no more than three years.
Temporary art exhibits would not exceed 1,200 square feet in size.
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Circulation and Parking Facilities

The proposed project would also include modifications to existing roadways, construction of
new parking areas, visitor circulation modifications, and various Americans with Disabilities Act
(ADA) accessibility elements.

The existing driveways and circulation pattern on the West of Mission site would remain largely
unchanged. However, a new cut in the parking lot approximately 18 feet in width to create a
new large vehicle tumaround would be created at the south exit driveway to Mission Canyon
Road, which would allow larger vehicles a better access approach to the east side of the Botanic
Garden property while also providing emergency vehicles an alternative means of turning around
on Mission Canyon Road.

The primary visitor parking lot on the West of Mission site currently contains 74 parking spaces
(3 ADA accessible) and one bus parking space. A total of 70 marked parking spaces (including
three ADA accessible spaces) and one bus parking space are proposed. Therefore, the net
change in parking on the west property lot would be four fewer vehicular parking spaces. A new
ADA accessible pedestrian entry sequence to the West of Mission site would be constructed of
stone pavers and would include a small pedestrian bridge located just south of the existing entry
path. The existing entry path would then serve as a separate maintenance and emergency access
route.

The Guild Studio is currently served by 7 informal employee parking spaces adjacent to the
building. The proposed project would provide 1 formal ADA accessible space at the Guild
Studio 1n place of the informal spaces and a new employee parking area containing 5 employee
parking spaces on the west side of Mission Canyon Road adjacent to the Mission Canyon Road
and Las Canoas Road intersection. This would result in a net decrease of 1 parking space
serving the Guild Studio. The new employee parking area would be accessed directly from
Mission Canyon Road (presently gated), and a pavered pedestrian path and span bridge
(approximately 55 feet long and six feet wide) would provide access from the parking area to the
Guild Studio across Mission Creek.

The East of Mission site currently contains 35 unmarked parking spaces in various locations (not
including parking spaces used by staff residences on the Hansen site). New pocket parking
would be provided for 23 spaces along the driveway accessing the Gane House and a 14-stall
parking lot and view “overlook” is planned where the driveway terminates beyond the existing
propagation center. This parking area would also function as a helipad in emergency situations
(e.g. wildfires) for use by emergency crews, as identified in the Fire Protection Plan. It would
not be used for any other occasion.

The net change in the total supply of visitor and employee parking on the project site would
decrease by 3 spaces, from 116 to 113 spaces.

The entire access road through the East of Mission and Hansen sites (extending from Mission
Canyon Road to Las Canoas Road) is proposed to be paved, partially re-routed, and improved in
order to meet current Fire Department standards. Re-grading of the existing circulation system
will be required to increase road widths and to provide road grades consistent with current Fire
Department standards (i.e. 12% maximum grade). In all, approximately 2,400 linear feet of
roads on the East of Mission and Hansen sites will be improved and widened to 16 feet in most
places (not including turnouts, turnarounds and parking spaces).
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Employee and Visitor Parking
Existing Number of Proposed Number of Change
Spaces Spaces
Visitor
West of Mission 74 70 -4
East of Mission 0 0 0
Total Visitor Parking 74 70 -4
Employee
Guild House 7 (unmarked) 6 (marked) -1
. 35 37
+
East of Mission (unmarked) (marked) 2
Total Employee Parking 42 43 +7
Vis;
Total Visitor And Emp]oyee 116 113 3
Parking

The Botanic Garden currently implements traffic management programs for all events that have
the potential to exceed the existing supply of visitor parking spaces and thereby result 1in traffic
congestion and parking impacts along Mission Canyon Road. The traffic management programs
typically employ on-site traffic monitors and valet parking programs, offsite parking agreements

with shuttle services and local law enforcement for traffic control. The Garden currently
implements the following vehicle use reduction efforts:

e Promoting carpooling and bus transportation i all advertisements for events. This 1s
provided for events of all sizes, not just the larger events which irigger the transportation
and parking provisions.

Promoting carpooling for staff, though varying schedules make consistent carpooling
impractical for many.

o For large events, typically-occurring on the weekends when MTD Line 22 runs, SBBG
pays for visitors travelmg to the Garden via MTD. MTD collects the event ad presented by
riders, and then bills SBBG for those ads collected from individuals traveling on Line 22 to
the Garden. In addition, for large events, the Garden provides bookmarks to all public
hibrary branches and Borders bookstore that have a free-ride MTD tear off.

As part of the Vital Mission Plan, the Garden would continue these efforts and is also proposing
to purchase MTD passes for weekend employees to further reduce vehicular use.

Grading, Paving, and Pathways

Grading for full project buildout consists of approximately 13,200 cubic yards (cy) of cut and
5,400 cy of fill, resulting in a net export of approximately 7,800 cy, with allowance for
compaction loss in the fill areas. New retaining walls are proposed as masonry block units and
will be faced with rock (sandstone) where walls are visible from locations within the Garden.

As part of the proposed project, alh-remaining pathways, with the exception of the proposed path
on the Cavalli property, would be surfaced with pavers as individual portions of pathways are
determined in need of maintenance and increased accessibility for mobility-impaired Garden
visitors, up to a maximum of 10% above existing paved trails. The proposed path on the Cavalh
property would be narrowed to eliminate the need for engineered vertical retaming walls and

would be unpaved. Nonengineered stacked rock walls, with a maximum height of 24™ would be
allowed.
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The project also includes terracing of the Meadow Oaks area on the wesl side of the Meadow, an
area that has historically been used as a gathering space and where a large oak tree previously
existed but was removed due to its failing condition. This feature, referred 1o as the Meadow
Terrace, would consist of three low-level rock retaining walls defining the terrace levels. The
total Meadow Terrace project area is approximately 4,025 square feet, with planting beds along
the edge of each retaining wall and decomposed granite making up the terraces. A total of
approximately 240-150 linear feet of retaining walls is proposed and would have a natural Santa
Barbara sandstone facing. The maximum exposed height of the retaining walls would be 18
inches and they would be designed to provide seating for the public. }

3 The Meadow Terrace would be used as both an exhibit of
annual and low growing colorful California perennials and other native plants and an area for
hosting special events. The Meadow Terrace project would be re-designed so that hardscape 1s
minimized and the terrace reflects the naturalistic and informal design historically associated
with the area. The hard edge of terrace retaining walls shall be softened, potentially with earthen
berms and plantings, to minimize the effect of abrupt changes in clevation. Terrace surfaces and
areas between the retaining walls shall remain unpaved and the retaining walls shall not continue
east.of the footpath surrounding the Meadow. An oak tree shewuld-ghall be planted to replace the
tree that was removed during—initial-construction—so that spatial relationships between the
Meadow Oaks area and the Meadow are maintained.

Fencing

Approximately 30% of the Garden property is currently fenced with various fence matenals
(cyclone, post with wire, and wood) 1n areas generally along portions of Mission Canyon Road,
Tunnel Road, Las Canoas Road, and along the south and east property boundaries of the Cavalli
Site. The Garden proposes to replace and install a 3%-foot high perimeter fence along most of
the Garden property boundaries, and will maintain, except as noted beJow, an existing six-foot
“high, black cyclone security fence which is limited to specific portions of the Mission Canyon
Road and Tunnel Road property boundary. Existing and proposed fencing would result n
approximately 70%ofithe Garden property perimeter being fenced.

The perimeter fence is proposed to be a 3% foot high visually and wildlife permeable post with
smooth wire or stone pillar with two flat rail design, avoiding designated fence openings within
riparian/wildlife corridors. In addition, fencing would not be placed where setbacks are required
from riparian vegetation and installation shall not require oak tree removal immpacts. The
perimeter fence would be set back six feet from adjacent roadways where feasible given
topographic and vegetation constraints. The existing six-foot security fence, a portion of which
along Tunnel Road was constructed subsequent to the Notice of Preparation and 1s considered
part of the proposed project, is a black-vinyl coated cyclone fence designed with wildlife portals
and would be maintained as-is on portions of the site along Mission Canyon Road and Tunnel
Road. The existing fencing along Tunnel Road included in the project would be relocated to
provide an approximate six foot setback from the roadway to minimize visibility of the fence and
accommodate pedestrian passage along the roadway, where feasible given the site’s topographic
and vegetation constraints. Currently, nearby residents who are also members in good standing
of the Garden and who have been granted permission are permitted access to Garden paths via
existing secured gates during regular operating hours. The Garden intends to continue to allow
neighboring residents to gain access through its gates under the current terms, but reserves the
right to restrict access in the future.

Lighting Plan

Exterior lighting is proposed to provide security and safety around structures. The lighting plan
consists of small, 3 x 6 inch shielded pathway lights between buildings, 3 x 4 inch step lights
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along low walls, 24-inch tall sandstone path lights with two-inch shielded lights directed to the
ground, and 2 x 6 inch hidden trellis lights to be provided at the main entrance to the Botanic
Garden. Timers would be used to control the duration of daily highting including paths of travel
to and from vehicles. Lights would be 1lluminated from dusk until the end of the business day
and until the end of classes or lectures, as needed. Selecled areas around buildings within the
Garden are proposed to continue to include Jow level secunty lighting which would remain
illuminated throughout the night. Dunng special events, low level and shielded light fixtures
may be utilized along pathways around the meadow area. The parking lot would be provided
with pole lighting consisting of 12-foot high pole lights set in mission-style fixtures with sharp
cut-off luminaries to reduce glare. Residential lighting typical of residential uses in the
neighborhood are proposed for new residences at the Botanic Garden as well. It is the goal of
the Garden to achieve LZ1 lighting standards, which are designed for areas with minimal
lighting needs, such as parks, wildemness areas, and wildlife preserves. Achievement of LZ]
lighting standards is mandated by condition of approval 4.

Water and Sewer Services

The Botanic Garden is served by both a private well and the City of Santa Barbara’s municipal
water system. The City of Santa Barbara currently serves domestic needs, and approximately 35
percent of 1mgat10n needs, while the existing well provides for the remaming irmgation needs.
New water mains and hydrants would be installed and all new and remodeled buildings would be
fire sprinkled. Except for the Director's Residence (1140 Tunnel Road), which 1s served by
municipal sewers, the Botanic Garden wastewater disposal is currently processed through septic
systems. All new and existing facilities would be connected to the municipal sewer system, with
the necessary sewer main extensions and laterals, and all sewer connections are proposed to be
gravity lines. The proposed residence and office space on the Cavalli site (P-21 and P-22) would
only be constructed if and when sewer service is introduced into the adjacent residential area.

Drainage Facilities

The proposed grading and drainage plans for the Vital Mission Plan include stormwater runoff
control and treatment improvements in project areas that would be subject to new development.
Where new impervious surfaces are proposed, drainage devices with oil and gnt filtration are
incorporated into the design to filter, control and divert runoff from the site in a non-erosive
manner to an appropriate location for discharge. Additionally, two detention basins and one
bioswale have been incorporated into the project design to retain and treat stormwater runoff
onsite where site terrain 1s level enough to accommodate this type of stormwater treatment
method. Two detention basins are proposed to be installed along the access road between
Mission Canyon Road and Las Canoas Road, and one bioswale 1s proposed to be installed to
collect stormwater runoff from the proposed Cavalli site improvements. . Bioswales and
detention basins would be redesigned to avoid slopes of 30% or greater.

Proposed Fire Protection/Fuel Modification Plans

The Garden is subject to Fire Department requirements, which include fuel modification within
100 feet of habitable structures. In addition, a Conceptual Fire Protection Plan has been
developed for the Garden (Dudek, July 2009, Appendix E of DFEIR). This Plan includes
requirements and recommendations for fuel modification, building construction, road design,
water systems, and evacuation. Condition of approval 32 mandates that all construction shall be
prohibited on red flag days as declared by the County Fire Chief. Except during Low Fire
Season Preparedness levels, a water truck shall be on hand during all construction activities with
the potential to ignite fires, including but not limited to welding, pipe cutting and rough grading.
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Construction Phasing

Implementation of the Vital Mission Plan is expected to occur in eight sequential phases,
consisting of the following;:

o Phasel: All proposed water and sewer line extensions 1n an 8-month duration.

e Phase1l: Construction of new Horticulture Facilities in an 11-month duration.

e Phase I Reconstruction of the Gane House and construction of new
Herbarium/Conservation Center in a 14-month duration.

« Phase IV: Relocation of existing Administration Cottage and conversion 1o residential
use, demolition of existing Herbarium, and construction of the Educational Center 1n a
13-month duration.

e Phase V: Renovations to existing Blaksley Library and North Wing buildings and
construction of new entrance kiosk in a 12-month duration.

e Phase VI: Construction of new staff residences in a 14-month duration.

o Phase VII: Construction of public path and-everleek-kiesk-on Cavalli property in a 6-
month duration.

e Phase VIII: Construction of Cavalli housing and office structures and associated
parking/paving once sewer/septic becomes available.

The number, sequencing, and/or timing of the phases may change due to funding considerations.

OPERATIONAL COMPONENTS OF THE PROPOSED PROJECT

Existing and Proposed Botanic Garden Uses

The general uses that occur at the Botanic Garden on a typical day include curation of
collections, exhibit development, self-guided garden tours and garden tours in groups,
educational programs, workshops, volunteer meetings, research activities, staff_activities related
to administration, management and maintenance, business and group meetings, retail sales at the

garden shop and plant nursery, and horticultural activities. No change in these existing primary
uses 1s proposed.

Most visitors to the Botanic Garden are touring the outdoor gardens and visiting the garden shop
and nursery. An average of approximately 305 people visit the Botanic Garden daily (based on
admissions counts taken in 2005 by Botanic Garden staff). This number includes general visitors
as well as atlendees at special events, classes, lectures, and other activities. The Botanic Garden
estimates that 75 percent of the daily public visitors remain on the west side, while 25 percent
also tour the exhibits on the east side.

The Botanic Garden has four on-site existing residential units contained within three buildings.
These include the Director’s residence and two employee residential structures (one single-
family dwelling and one duplex). All residences are occupied by full-time staff of the Botanic
Garden. The project includes converting the existing administration building (cottage) to its
original use as a residence, constructing a garage addition to the Director’s residence, and
restoring the existing single family dwelling and duplex as two single family residences (the
existing duplex would be converted to a single family residence) at the Hansen Site. In addition,
the project includes construction of two new single-family dwellings at the Hansen Site, and one
single family residence at the Cavalli property in the event sewer service 1s introduced into the
adjacent residential area-or-a-suitable-private-septic system-becomes-available. This would result
in a net gain of three residential units beyond what exists currently, for a total of seven units.
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A 226 square-foot snack window is proposed within the lower level of the Library (E3) which
would provide visitors with light lunch fare consisting of pre-packaged cold foods such as salads
and sandwiches, various snack foods, fruit and primanly bottled or canned drinks. A microwave
oven would be provided to heat pre-packagedfoedsbeverages and soups. The proposed food
service would be available during regular visiting hours only. In addition, a kitchen area with
refrigerator, dishwasher, microwave oven, and sink is proposed within the lower level of the
Library (E3) that would serve as a preparation and storage area for special events held at the

Garden. No cooking facilities are proposed as part of this project; all cooking would be done
off-site.

Hours of Operation

The Garden is open 1o the general public from 9:00 a.m. to 5:00 p.m. during the winter season
and 9:00 a.m. to 6:00 p.m. during the summer season. The Botanic Garden is open 361 days per
year. All activities occur seven days per week, with most staff working Monday through Friday.
Staff typically work 8:00 a.m. to 5:00 p.m,, while educational programs run from 7:30 a.m. to
10:00 p.m. Approximately 75 percent of classes occur during the daytime hours and 25 percent
occur during evening hours. Meetings related to garden activities can occur throughout the day
from 7:30 am. to 6:00 p.m. All special events at the Garden such as pnivate parties and
fundraisers conclude by 9 p.m. with additional time provided for event breakdown and cleanup.
Music associated with special events ends by 9 p.m. No change in operating hours is proposed.

Staff Levels

Staffing at the Botanic Garden at the time of the Notice of Preparation consisted of 32 full-ime
and 15 part-time employees, 1 intern, and approximately 31 instructors. Typically, 1 instructor 1s
involved with a class on any given day. At the time of the Notice of Preparation, approximately
20 volunteers provided services such as docents, horticultural assistance, membership/visitor
services, garden shop, fundraising, etc. each day. The Botanic Garden estimates that staffing
needs will increase to 37 full-time and 24 part-time employees, 4 interns and approximately 32
instructors, while volunteers are assumed to remain at 20. Therefore, 1t 1s anticipated that total
staff and volunteers would increase from 99 to approximately 117 under buildout of the project,

accounting for 5 more full-ime employees, 9 more part-ime employees, 3 more mnterns, and 1
more Instructor.

Classes, Visitors, and Special Events

The Botanic Garden is requesting visitor increases associated with classes, lectures, special
events, etc., however these proposed increases are not included 1n the approved project. Rather,
use levels are capped. Existing—eClasses, lectures, special events, and other activities are
1dentified 1n the tables below. Currently, five to ten professmnals use the herbarium and research
facilities weekly, between the hours of 8:00 a.m. and 5:00 p.m., Monday through Friday. The
Botanic Garden Volunteer meetings consisting of 5 to 25 people are held 6 to 12 times per year.
The Botanic Garden does not expect an increase in these meetings or attendance. Miscellaneous
business, research and educational visits not included above account for approximately 12 people
per day and would not directly increase with project implementation. These individuals typically
utilize various buildings on the west side or are out on the Botanic Garden grounds.
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Classes, Hours, and Attendance

Attendance

Classes/Year Hours
(per class)

Daytime Classes
80-90 Courses

200-225 Sessions 7:30 am.-5:30 p.m. 12-22
Nighttime Classes
25-35 Courses 6 p.m. -10 p.m. 12-22

60-90 Sessions
Master Gardner and Docent Training

20 Sessions ‘ 7:30 a.m.-5:30 p.m. l 40-50
Annual Lecture Series
7 Sessions ‘ 6 p.m.-10 p.m. l 50-70

Special Events, Hours, and Attendance

| Frequency/ | . e :
Event Type Durations. | ‘]’.]’ours’ ) Attendance
I ’ 11 am-
Plant Sales, Book Signings 4/year 7 pm -1 100-250/event
4/year
- 9 am-
Art/Craft Exhibits Case-by- Case-by-Case
5 pm
Case ) ]
Community Festivals 2/year 9 am- 250-750
(Exhibits/Vendors/Music) 2 days 5 pm per day
Fundraising/Special Events 10/year Noon-
. . . . =300/
{Food/Music) 1 day * 10 pm 20-300event
. . . 10-20/year | 9 am-
Community Group Meetings 1 day 10 pr’ 30-150/event
Private Parties 2-4/year 9 am-
- - t
(Music/Food) 1 day 10 pm 75-200/even
. 1-2/year 8 am-
Symposia & Workshops 1-3 days 8 pm 50-150 per day
Recognition Events 3fyear 9 am-’]O 50-200/event
1 day pm
" Note that these events would end by 9pm (i.e. no music after 9 pm) with additional
time provided for event breakdown, cleanup, and guest departure.

Tents are commonly utilized during most of the private parties and other special events indicated above,
including certain outdoor classes depending on weather and solar radiation conditions (up to an estimated
55 uses per year). Tents are removed immediately after an event has completed. Alcohol may be served
at special events as well, with liquor licenses obtained as necessary. The number of such events vanes
year to year. All events include an on-site monitor. Music (both acoustic and amplified) would typically
be used up to approximately 25 times per year. The Garden proposes to maintain these use parameters.

The grading, development, use, and maintenance of the property, the size, shape, arrangement,
and location of structures, parking areas and landscape areas, and the protection and preservation
of resources shall conform to the project description above and the conditions of approval below.
The property and any portions thereof shall be sold, leased or financed in comphance with this
project description and the conditions of approval hereto.
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MITIGATION MEASURES FROM 07EIR-00000-00001

2.

AES 2-1  Roof-top building materials and colors compatible with surrounding terramn (earth tones
and non-reflective paints) shall be used. Plan Requirements and Timing: Materials shall be
denoted on building plans. Final building plans shall be reviewed and approved by the SBAR prior to
Zoning Clearance. Structures shall be painted prior to final building mnspection.

Monitoring: P&D shall inspect prior to final building mspection.

AES 2-2  Where feasible and consistent with the Fire Protection Plan and County Fire Department
fuel management requirements, the Botanic Garden shall incorporate landscaping mn the form of
planted buffers along its perimeter and m areas open to public views, with special emphasis along
Mission Canyon Road and the East Ridge north of the Gane House. Landscaping shall include
groundcover, understory and canopy plantings as needed to achieve effective screening. Landscape
screening shall be maintained for the life of the project. In the event of a natural disaster, including
wildfire, landscape screening shall be replaced to the satisfaction of this condition in a timely manner.
Landscape plans shall be submitted to the BAR for review and approval as to species, locations, and
size at installation. Plan Requirements and Timing: Prior to Zoning Clearance approval for each

phase of buildout, the applicant shall submit landscape planting plans for each phase of buildout for
review and approval by the SBAR and P&D.

Monitoring: P&B-shallrequirelandseape performanee-seeurites-prorto-ZLoning Clearance-approval
for—any—buildovt—under—the Vital Mission—Plan—Compliance staff shall ensure consistency of

installation with approved plans and shall respond to complaints.

AXS 3-1  Exterior lighting shall be designed consistent with LZ1 standards. With the exception of
security lighting, all exterior lighting shall be on timers and shut-off during non-business hours.
When necessary to support an evening activity (class, special event, lecture, etc.), only those
buildings or areas in use shall be 1it as well as the parking area serving the activity and any necessary
pathways between the activity and said parking. Any extenior night lighting shall be of low
intensity. low glare design, minimum height, and shall be fully hooded to direct hight
downward onto the subject parcel and prevent spill-over onto adjacent parcels. Plan
Requirements and Timing: Prior to Zoning Clearance approval, the applicant shall submit a
Llighting Pplan that demonstrates compliance with LZ1 standards and the restrictions of this
condition for review and approval by the SBAR and P&D._The locations of all extenor lighting
fixtures and an arrow showing the direction of light being cast by each fixture and the height
of the fixtures shall be depicted on the Lighting Plan.

Monitoring: P&D shall site inspect to ensure compliance prior to occupancy clearance. Permit
compliance shall respond to complamts.

AQ 11 The applicant shall prepare a Construction Management Plan to control PM-10
emissions. At minimum the Plan shall include the following dust control measures:

°  During construction, water trucks or sprinkler systems should be used to keep all areas of
vehicle movement damp enough to prevent dust from leaving the site. At a munimum, this
should include wetting down such areas n the late moming and after work 1s completed for
the day. Increased watering {requency should be required whenever the wind speed exceeds
15 mph. Reclaimed water should be used whenever possible.
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Minimize the amount of disturbed area and reduce onsite vehicle speeds to 15 mph per hour
or less.

Gravel pads must be installed at all access points to prevent tracking of mud on to public
roads.

1f importation, exportation, and stockpiling of fill matenal are mnvolved, soil stockpiled for
more than two days shall be covered, kept moist or treated with soil binders to prevent dust
generation. Trucks transporting fill material to and from the site shall be covered with a tarp
from the pont of origin.

After clearing, grading, earthmoving, or excavation is completed, the disturbed area should
be treated by watering, revegetating, or spreading soil binders untl the area 1s paved or
otherwise developed so that dust generation will not occur.

The contractor or builder shall designate a person or persons to monitor the dust control
program and to order increased watering, as necessary, to prevent transport of dust off site.
Their duties shall include holiday and weekend periods when work may not be m progress.
The name and telephone number of such persons shall be provided to the SBCAPCD prior to
Zoning Clearance.

All requirements shall be shown on grading and building plans.

Plan Requirements/Timing: These measures shall be noted on all construction plans and approved
by the County Planning and Development department prior to Zoning Clearance.

Monitoring: The County- buﬂdmg/gradmg inspector shall perform periodic site inspections
throughout the construction period and respond to complaints.

AQ2-1.  The applicant shall prepare a Construction Management Plan to control diesel emissions

during construction. At a minimurmn the Plan shall incorporate the following mitigation measures:

Diesel catalytic converters, diesel~oxidation catalysts, and diesel particulate filters, as
certified and/or verified by EPA or California, shall be installed, if available.

Diesel-powered equipment should be replaced by electric equipment whenever feasible.

Idling of heavy-duty diesel trucks during loading and unloading should be limited to five
minutes; auxiliary power units should be used whenever possible.

Construction worker’s trips should be minimized by requiring carpooling and by providing
for lunch on site.

Heavy-duty diesel-powered construction equipment manufactured after 1996 (with Federally
mandated “clean” diesel engines) should be utilized wherever feasible.

The engine size of construction equipment operating simultaneously shall be the minimum
practical size.

The amount of construction equipment operating simultaneously shall be minimized through
efficient construction management practices to ensure that the smallest practical number 1s
operating at any one time.

Construction equipment shall be maintained per the manufacturer’s specifications.

Construction